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Iv.

BACKGROUND

The property was developed as part of the Live Oak Dairy in the late 1930s. Later, the 900
Philinda/901 N. Milpas building was the McConnell’s Dairy and Ice Cream shop with the cow
on the roof. The 910 Philinda building was part of the dairy complex, and was constructed in
1948 as a truck repair and maintenance building. These two buildings, along with the single
residential building to the north, were constructed without consideration of necessary easements

and lot lines.

Line to be eliminated
/ Line to be adjusted

910 PHILINDA

« Line after adjustment P00 FHILINDA

Vicinity Map 900 & 910 Philinda Avenue

SITE INFORMATION AND PROJECT STATISTICS

A. SITE INFORMATION

Applicant: Robert J. Pester

Property Owner: | Vadim Kotlyar, Owner, Desoni Management LLC

Site Information | 900 Philinda Ave. 910 Philinda Ave. 910 Philinda Ave.
Parcel Number: 029-313-015 029-313-011 029-313-012
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VI

B.

Topography: 11% slope 25% slope 19% slope
General Plan: Commercial
Existing Use: Commercial / Industrial
Zoning: C-G, Commercial General
. Existing Proposed Required
Parking
5 5 29
Adjacent Land Uses
North - Residential East - Commercial/Residential
South - Commercial/Residential West - Commercial
LOT AREA STATISTICS
Existing Proposed Required
AUV ARG 9,893.8 sq. ft. 7,576.14 sq. ft.
029-313-015
910 Philinda Aven No Lot Area
t venue 2,499.7 sq. ft. 7,317.35 sq. ft. Requirements
029-313-011
910 Philinda Avenue C-G Zone
029-313-012 2,500 sq. ft. N/A (merged)

POLICY AND ORDINANCE CONSISTENCY ANALYSIS

A. ZONING ORDINANCE CONSISTENCY

There are no minimum lot area, lot frontage or setback requirements in the C-G zone, so the
proposal and resultant lot configurations would be consistent with the requirements of the C-
G zone.

Nonconforming Parking. Parking spaces were not shown on original permits, as there was
no off-street parking requirement at the time of original construction (circa 1948).
Subsequent permits show unstriped parking areas, and in 2011 a building permit was issued
to stripe the six existing parking spaces.

Although 28% of the 910 Philinda building (1,824 sq. ft.) is located on the same 900 Philinda
lot as the five existing nonresidential parking spaces, the majority of this building is located
on two lots with no off street parking spaces. The 910 Philinda building is legal
nonconforming with zero parking spaces provided, and has a nonconforming parking “credit”
of 13 parking spaces. The basis for this determination was that there is no existing off-street
parking agreement, and that the percentage of nonconforming parking required for the portion
of the 910 Philinda building located on the 900 Philinda lot doesn’t add up to even one space
in the overall parking credit for the site.

Staff, working with the City Attorney’s Office, determined that nonconformancies that are
not exacerbated by the proposed Lot Line Adjustment do not need to be addressed with this
application. Parking is nonconforming as is provided for in the Zoning Ordinance.
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B. BUILDING CODE CONSISTENCY

The proposed Lot Line Adjustment would move the southerly lot line of parcel 029-313-011
away from the south end of the 910 Philinda building to provide the required distance
between the building and property line to allow existing windows and door to remain. The
resulting space between the building and property line is located in an existing driveway for
access to parking and a trash enclosure, and therefore requires a no-build covenant of
easement for access-ingress as a condition of approval. Similarly, a no-build covenant for
the same purpose between the new adjusted property line and the 900 Philinda building on
parcel 029-313-015 is required as a condition of approval.

C. GENERAL PLAN CONSISTENCY

Before a lot line adjustment can be approved, it must be found consistent with the City’s
General Plan. Based on staff’s analysis, the proposed lot line adjustment would be consistent
with all plans and policies of the City of Santa Barbara, including the General Plan.

The project site is located in an area identified as the Laguna Neighborhood in the General
Plan. This is a mixed residential neighborhood that transitions to higher density residential
and commercial uses toward the commercial corridors. The subject parcels have a General
Plan designation of General Commercial.

The proposed Lot Line Adjustment does not conflict with any policies of the General Plan,
as it proposes to make existing underlying lot lines consistent with existing development.
The project does not propose, or facilitate, changes in use of the existing buildings, or result
in additional development potential.

D. LOT LINE ADJUSTMENT

Government Code Section 66412 (d), part of the State Subdivision Map Act, requires that the
proposed lot line adjustment be consistent with the City’s General Plan and zoning and
building ordinances. The Lot Line Adjustment offers the advantage of rectifying the lot lines
with the existing development, and remove lot lines that pass through tenant spaces within
the existing building. Additionally, the resulting parcels would comply with all current
zoning standards for the C-G Zone.

VIiI. ENVIRONMENTAL REVIEW

The project is a minor land transfer between two lots currently developed with a commercial
building crossing the lot line between the two lots. The Environmental Analyst has determined
that the minor lot line adjustment is exempt from further environmental review pursuant to the
California Environmental Quality guidelines Section §15305 (Minor Alteration in Land Use
Limitations).

VIII. FINDINGS
The Staff Hearing Officer finds the following:
LOT LINE ADJUSTMENT (SBMC §27.40.040 AND GOVERNMENT CODE §66412)
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As described in Section VI of the Staff Report, the proposed Lot Line Adjustment is appropriate
for the area, and the parcels resulting will conform to the City’s General Plan, and Building and
Zoning Ordinances. Conditions of approval are imposed as necessary to facilitate the relocation
of existing easements.

Exhibits:

A. Conditions of Approval
B. Applicant's letter, dated October 15, 2018
C. Site Plan





















The commercial/light industrial building at the 910 Philinda Avenue property was constructed
prior to the City requiring off-street parking for commercial/industrial uses. As a result, parking
for this property is considered legal non-conforming as no off-street parking is provided.

The office/restaurant uses at the 900 Philinda Avenue property contain 2 parking spaces fronting
Mil’s Street, of which one is an accessible parking space, with additional 3 parking spaces lo-
cated in a rear parking lot that is accessed from Philinda Avenue.

3.0 SITE INFORMATION

Site information is summarized in the table below.

4.0 REQUESTED ENTITLEMENTS

The discretionary approval requested for the proposed LLA is:
A Lot Line Adjustment to transfer 2,421 square feet from property identified as 900 Philinda Av-
enue to property identified as 910 Philinda Avenue (SBMC 27.40).

5.0 ZONING ORDINANCE CONSISTENCY

The table below provides a summary of the proposed lot line adjustment consistency with the
City’s Zoning Ordinance.

The proposed LLA will have no material impact on the current operation or development on the
two parcels. The LLA will be consistent with the requirements of the C-G zone.

6.0 LOT LINE ADJUSTMENT (SBMC CH. 27.40)

City of Santa Barbara Municipal Code Section 27.40 requires lot line adjustments to conform
with the general plan and zoning and building ordinances. As outlined in the table above, the lot
line adjustment will result in the adjustment that would increase the lot area at 910 Phillinda Av-
enue to 7,317 sf and would decrease the lot area of 900 Philinda Avenue to 7,576 sf, which will
result in lot sizes in compliance with the applicable C-G zone district. The proposal does not in-
clude any additions or alterations of existing structures or the construction of any new structures
or new parcels. Therefore, the parcels resulting from the lot line adjustment will conform to the
General Plan density requirements and the zoning and building ordinances.

7.0 ENVIRONMENTAL REVIEW

The lot line adjustment is a minor land transfer between two lots currently developed with com-
mercial uses, a slope of less than 20%, the project does not change the land use or density, and
no new parcels are created. As a result, pursuant to California Environmental Quality Act
(CEQA) Section 15305 (Minor Alterations in Land Use Limitations), the project is exempt from
further environmental review.
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8.0 JUSTIFICATION OF PROJECT

The proposed LLA project will allow an existing commercial/industrial building that currently is
!ocated_sns across property lines to become wholly located on a separate lot. The proposed LLA
1s to adjust the property line between the two abutting lots, so that the existing commercial build-

ing no longer extends across parcel lines. All parking and access to either parcel will remain up-
changed.

We hoi_ae' this information provides you with the data necessary for the proposed LLA at 900 and
910 Philinda Avepue. Should you require additional information regarding the proposed LLA,
Please do not hesitate to give me a call at (310)753 4458 or by e- mail at yovadim @gmail.com

Sincerely,

Desoni Management LLC
Vadim Kotlyar
General Manager

yovadim @ gmail.com

cc: Barry Waters, surveyor
Waters Cardenas Land Surveying LLP

Waters @wcsurveying.com

Robert Pester, architect
rjp-arch91 @cox.net
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City of Santa Barbara
California

*** SEPARATELY DISTRIBUTED EXHIBIT C ***

Exhibit C: The exhibit for this Staff Report has been distributed separately.
A copy of the site plan is available for viewing at the Planning
and Zoning Counter located at 630 Garden Street,
Santa Barbara, CA between the hours of 8:30 a.m. and 4:30 p.m.,
Monday through Thursday, and every other Friday.

Please check the City Calendar at www.SantaBarbaraCA.gov to
verify closure dates.

EXHIBIT C


http://www.santabarbaraca.gov/
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